
ITEM #:                      PREPARED BY: Donald Jones  
                   
       APPROVED BY:     
                    

A JOINT RESOLUTION OF THE CITY OF MEMPHIS AND COUNTY OF 
SHELBY,TENNESSEE, TO AUTHORIZE A PLANNED DEVELOPMENT 
LOCATED ON THE NORTHEAST CORNER OF LOWRANCE ROAD AND 
STANSELL COURT; +/-331.38 FEET EAST OF STANSELL COURT, 
KNOWN AS STANSELL CROSSING CROSSING PLANNED DEVELOPMENT 
(PARCEL 9). 
 

----------------------------------------------------------------- 
 
WHEREAS, Application has been made for an amendment to an 

existing planned development to permit a Communication Tower as a 
permitted use in Parcel 9  
 
CASE NO. PD 09-309CC   
 
PROPERTY LOCATION: Northeast corner of Lowrance Road; +/-331.38 

feet east of Stansell Court 
   
The property being more particularly described on the outline 
plan. 

 
WHEREAS, The Office of Planning and Development has 

received and reviewed the application in accordance with the 
procedures, objectives, and standards for planned developments as 
set forth in Section 14 of the Joint Memphis and Shelby County 
Zoning Ordinance-Regulations, and has considered the proposed 
development’s impacts upon surrounding properties, availability 
of public facilities, both external and internal circulation, 
land use compatibility, and whether the design and amenities are 
consistent with the public interest; and has submitted its 
findings and recommendation concerning the above considerations 
to the Land Use Control Board; and 

 
WHEREAS, A public hearing in relation thereto was held 

before the Memphis and Shelby County Land Use Control Board on 
June 11, 2009 and said Board reported its recommendation of 
approval with conditions to the City Council and County 
Commission regarding the objectives, standards, and criteria, and 
the effect of granting the planned development upon the character 
of the neighborhood and other matters pertaining to the public 
safety and general welfare. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY 

COMMISSIONERS OF SHELBY COUNTY, TENNESSEE, AND THE CITY COUNCIL 
OF THE CITY OF MEMPHIS: 

 
 



 
Section 1.  That pursuant to Section 14 of the Memphis 

and Shelby County Zoning Ordinance-Regulations, a Planned 
Development is approved for property generally located at 
the northeast corner of Lowrance Road and Stansell Court, 
subject to the attached conditions. 

 
Section 2.  BE IT FURTHER RESOLVED, That the 

requirements of said aforementioned section of the Zoning 
Ordinance-Regulations shall be deemed to have been complied 
with; that the outline plan shall bind the applicant, owner, 
mortgagee, if any, and the legislative body with respect to 
the contents of said plan; and the applicant and/or owner 
may file a final plan of development in accordance with said 
outline plan and the provisions of Section 14 of the Zoning 
Ordinance-Regulations. 

 
Section 3.  BE IT FURTHER RESOLVED, That the Joint 

Zoning Resolution take effect from and after the date it 
shall have been enacted according to due process of law, and 
thereafter shall be treated as in full force and effect in 
the jurisdiction subject to the above mentioned Joint 
Ordinance -Regulations by virtue of the joint, concurring, 
and separate passage thereof by the Board of Commissioners 
of Shelby County, Tennessee, and the City Council of the 
City of Memphis. 

 
 

 
        
A C Wharton, County Mayor 

 
 

Date:       
                           

 
       ATTEST: 
 
 

 
       
Clerk of the County 
Commission  

 
 
 
ADOPTED:                                     
 
 



OUTLINE PLAN CONDITIONS        P.1 
Stansell Crossing Planned Development, Parcel 9,  
7

th
 Amendment 

P.D. 09-309CC 
(Bold and Italic print indicates amended language)  
 
I. USES PERMITTED: 
 

A. Parcels 1, 2, and 3: 
 

Single family detached dwelling units and 
accessory uses. 

 
B. Parcels 4, 5, 6, and 7: 

 
Single family detached, zero lot line and 
townhouse residential dwelling units and accessory 
uses. Uses permitted (X or P) in the R-ML District 
shall be permitted. 

 
C. Parcel 8: 

 
Any use permitted (X) in the R-TH District. 

 
D. Parcels 9 and 10: 

 
Any use permitted (X or P) in the Planned 
Commercial District, including a maximum of two(2) 
hotels (to be located in either parcel or parts of 
both), a cleaning establishment, and a Cellular 
Communications Tower with equipment compound  with 
the following exclusions: 

 
1. Pawn Shop 
2. Used goods, second hand sales 
3. Group Shelter 
4. Transitional Home 
5. Beverage container collection center 
6. Garage, commercial 
7. Lawn, tree, or garden service 
8. Gasoline sales  
9. Convenience store 
10. Vehicle wash 
 

E. Parcel 11: 
 

The following uses shall be permitted: 
 

a. The existing psychiatric and substance 
abuse sub-acute care facility (for 
treatment on a voluntary basis only) 

b. Office 
c. Day Care Center 
d. Health Club 
e. Bank or Financial Institution 
f. Postal Facility 
g. Nursing Home 
h. Assisted Living Facility 
i. Sit down Restaurant (but not fast food 

or drive-thru window service) 
j. A religious institution with typical 

accessory uses such as unlighted ball 
fields, day care, meeting rooms, worship 
building.  Lighting of ball fields shall 
require the submittal of a lighting plan 
that provides photometric analysis to 
the Office of Planning and Development 
and no light shall wash beyond the 
property line.  The maximum height of 
the lighting fixtures shall not exceed 
15 feet in height. 
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F. Parcel 12:Public Utility:MLGW Electric Substation-

ONLY. 
 

G. Parcel 13: Open space, recreational  
 facilities, and pedestrian system. 

 
II. BULK REGULATIONS: 
 

A. Maximum densities and floor area ratios as shown 
on the Outline Plan. 

 
1. Parcels 1, 2, and 3: 

 
Maximum density 4 dwelling units per acre: 
120 units for Parcel 1, 136 units for Parcel 
2, 14 units for Parcel 3. 

 
2. Parcels 4, 5, 6, and 7: 

 
Maximum density five dwelling units per acre: 
155 units for Parcel 4, 55 units for Parcel 
5, 105 units for Parcel 6, and 82 units for 
Parcel 7. 

 
3. Parcel 8: 

 
Maximum density 12 dwelling units per acre: 
278 dwelling units. 
 

4. Parcels 9 and 10: 
 

Maximum floor area as regulated by Zoning 
Ordinance for the C-P District. 
 

 
a. Minimum setback from Nonconnah 

Parkway(Hwy 385) for any future uses 
shall be 50 feet. 

b. The particular requirements for hotels 
in Parcel 9 and or 10 are as follows: 

 
(1) The buildings shall be composed of 

a minimum of 80 percent brick with 
a pitched roof. The balance of the 
structure shall include glass, 
stucco, or similar materials, but 
not wood or vinyl siding. 

 
(2) The roof may be composed of 

seamless metal or shingles. If 
metal, the color shall be an earth 
tone. 

 
(3) A detailed landscaping plan 

equivalent to the landscaping plan 
for the Hotel in S.U.P. 97-273 CC. 

 
(4) The base and framing of the 

detached sign shall use materials 
and colors that are similar to the 
building. 

 
(5) Free standing lighting shall be 

limited to a maximum height of 15 
feet and the design of the light 
fixture shall be illustrated. 

 
c. The Cell Tower shall have the following 

requirements: 
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 (1.) It shall be designed as a Slick 

Stick (flush mounted antennae) 
 
 (2.) It shall have a maximum height of 

190 Feet (exclusive of any needed 
lighting rod) 

 
 (3.) It shall be designed to accommodate 

a minimum of 5 additional CMCS 
sectorized antennas. 

 
5. Parcels 11 and 12: 

 
Regulated by the Planned Commercial(C-P) 
District and the following additional 
conditions: 

 
a. Any building shall be composed of 100 

percent masonry and glass with a pitched 
roof, but wood or vinyl siding and split 
face block shall not be permitted. The 
roof shall be composed of seamless metal 
or shingles. If metal, the color shall 
be an earth tone. 

 
b. The base and framing of the detached sign 

shall use materials and colors that are 
similar to that of the building. 

 
c. Free standing lighting shall be limited 

to a maximum height of 15 feet and the 
design of the light fixture shall be 
illustrated at Site Plan Review. 

 
d. Maximum F.A.R. shall be .25. 
 
e. Assisted living shall be regulated by the 

Bulk Regulations of the R-ML District. 
 

f. The proposed buildings for the 
application for Parcel 11, sixth 
amendment, shall be in conformance with 
the submitted elevations and the 
conditions ( a through f. above).  The 
final plat shall identify the specific 
type and percentage of building materials 
which are  subject to the review and  

   approval of the Office of Planning and  
   Development.  Brick, stucco, stone, and 
   glass, are preferred materials, a smaller  
   percentage of split face and not smooth  
   faced concrete block may be permitted but  
   it must be a lower percentage than the  
   preferred materials.     

 
B. Maximum height of all buildings 35 feet. 
 

1. The maximum height for any building located 
within 1,000 feet of a scenic highway (Hwy 
385) shall not exceed a height of 35 feet 
above the level of the highway on property 
located below the level of such a highway, or 
a height of thirty five (35) feet above the 
ground line on property located above the 
level of such a highway. 

 
2. Parcels 9 and 10 shall be permitted a four 

(4) –story hotel, a maximum of fifty (50’) 
feet in height.  
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3. A maximum of 50 feet in height is permitted 

for the main worship structure (mosque), and 
a maximum of 75 feet in height for the 
minaret.  All other buildings shall be a 
maximum of 35 feet. 

 
III. ACCESS AND CIRCULATION: 
 

A. The number and general location of curb cuts shall 
be as shown on the Outline Plan and subject to the 
approval of the City and County Engineer. 

 
B. The number of parking and loading spaces shall be 

in accordance with the Zoning Ordinance 
requirements. 

 
C. Dedicate and improve 57 feet from the centerline 

of Hacks Cross Road in accordance with the 
Subdivision Regulations. 

 
D. Dedicate and improve 34 feet from the centerline 

of Lowrance Road in accordance with the 
Subdivision Regulations. 

 
E. Dedicate 30 feet from the centerline of Germantown 

Lane and improve in accordance with the 
Subdivision Regulations. 

 
F. Dedicate 34 feet from the centerline of Long Creek 

Road/Isherwood and improve in accordance with the 
Subdivision Regulations. 

 
G. Close the commercial collector shown on the 

Outline Plan with curb, gutter and sidewalk and 
relocate to the east side of the ditch. 

 
H. Dedicate a commercial collector (55/40) to serve 

Parcels 9, 10, and 12 with a cul-de-sac, including 
a 50’ radius at its northern terminus, with the 
first phase of this development. 

 
I. Sidewalks are required on all streets, but 

residential loops and cul-de-sacs. 
 

J. Participation in the cost of bridge or box culvert 
construction if found to be necessary to access 
this property will be subject to the approval of 
the City/County Engineer as a part of final plan 
approval. 

 
K. Provide internal circulation between adjacent 

phases, lots, and sections. Common ingress/egress 
easements shall be shown on the final plats. 

 
L. Any nonconforming curb cuts shall be modified 

according to the requirements of the City/County 
Engineer or closed and replaced with curb, gutter, 
and sidewalk. 

 
M.  Any private drives shall be designed to meet the  
 requirements of the Subdivision Regulations and  
 the paving requirements of the City of Memphis. 
 
N.  Access to the Tower Compound in Parcel 9 shall be  
 via an access easement from Stansell Court as  
 shown on the submitted site plan. 
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IV. LANDSCAPING, SCREENING, PARKING AND OPEN SPACE: 
 

A. Perimeter landscaping shall be provided as 
follows: 

 
1. Plate A-2 or A-3, 8 feet in width on the non-

residential frontage of Hacks Cross Road and 
Lowrance Road and the commercial collector 
loop road. 

 
2. A minimum of 300 feet of internal landscaping 

and one shade tree shall be provided and 
maintained for every 20 spaces, excluding 
required perimeter landscaping or screening. 

 
3. Existing trees will be preserved wherever 

feasible. 
 
4. For any use which abuts Nonconnah Parkway a 

Plate A-4 or equivalent shall be required. 
 
5. Equivalent landscaping may be substituted for 

that required above subject to the approval 
of the Office of Planning and Development. 

 
6. The Tree Ordinance shall apply to the 

development or re-development of the parcels 
in this planned development. A Notice of 
Intent is required prior to the removal of 
the first tree. 

 
B. Lighting shall be directed so as to not glare onto  
 residential property. 

 
C. Refuse containers and HVAC equipment shall be 

completely screened from view from adjacent 
property. For Parcels 11 and 12, method of that 
screening, landscaping, fencing, or architectural 
features, shall be demonstrated at Site Plan 
Review. 

 
D. Required landscaping shall not be placed on sewer 

or drainage easements. The required landscaping 
shall be exclusive of and in addition to, any 
required easements. 

 
E. A detailed landscaping plan for Parcel 12, 

equivalent to the approved landscaping plan for 
S.U.P. 97-273CC, shall be provided. Said 
landscaping plan shall be reviewed at the time of 
Site Plan Review. 

 
F. The donation of the land on either side of the 

drainage feature to create and maintain a 
Greenbelt, including a pedestrian trail system, 
should be investigated with the Shelby County 
Conservation Board. If an agreement is reached, 
the Outline and Final Plats shall be re-recorded 
to show the change in ownership. 

 
G. If parking is anticipated for motor homes, 

recreational vehicles, trailers or boats, such 
location shall be specified on the site plan and 
such area shall be screened from the view of 
Nonconnah Parkway and Lowrance Road. No tractor 
trailers (i.e. 18 wheelers with or without the 
trailer attached) shall be permitted to park on 
this site. 
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H. If a chain link fence is proposed to provide 

security fencing, such fencing shall include black 
or green vinyl coating. 

 
I. Parcel 11  (Religious Institution) 
 

1. Lowrance – A RV-2 Plate or equivalent widened 
to 20 feet.  If fencing is proposed along the 

  street frontage, it shall be decorative wrought  
 iron, and illustrated on the final plat.  
 
 2. East and West Property lines – A single row of 

evergreen, the equivalent of the B-1 Plate, 
minimum width of 8 feet, without the wall.  

 
J. Due to the presence of floodplain on this site and 

the adjacent drainage easements, a letter from the 
Corps of Engineers and/or Tennessee Department of 
Environment and Conservation or a Certified 
Wetland Scientist stating that no wetlands are 
present or that mitigation requirements have been 
met shall be required during the review of the 
Final Plat.  

 
K. Cell Tower in Parcel 9:  Landscaping and screening 

shall include a six foot tall,  sight-proof, 
wooden fence and a combination of a Tree D, but 
not a Loblolly Pine, and Shrub B or C subject to 
the review and approval of the OPD.  An 
alternative that replaces the wood fence with a 
black coated vinyl chain link fence and additional 
landscaping may be considered during Final Plat 
Review. 

 
V. SIGNAGE: 
 

A. Ground mounted signs in accordance with the C-P 
District shall be permitted on Parcels 9, 10, and 
12. Any signage along the Nonconnah Parkway is 
limited to 35 square feet in area and 10 feet in 
height. The number of detached signs along the 
Nonconnah Parkway frontage is regulated by the 
Scenic Highway Act. 

 
B. Attached signage shall be permitted as provided in 

the Zoning Ordinance, except that no roof mounted 
signs shall be permitted. 

 
C. No portable or temporary signs shall be permitted. 
 
D. In Parcel 11, the detached signage shall be ground 

mounted, monument in style, and limited to 35 
square feet in area and 10 feet in height, and as 
otherwise regulated by the Planned Commercial 
District. 

 
VI. DRAINAGE: 
 

A. All drainage plans shall be submitted to the City 
and County Engineers for review. 

 
B. All drainage emanating on site shall be private.  

  No easements will be accepted. 
 

C. The Outline Plan shall reflect a minimum 25-foot 
rear yard, exclusive of the easement along the 
natural drainage way, as well as a buildable area 
and front yard setback on each buildable lot. 
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VII. A final plan shall be filed within five(5) years of 
approval of the Outline Plan by the legislative bodies. 
The Land Use Control Board may grant extensions at the 
request of the applicant. 

 
VIII.Amendments to the Planned Development may be requested 

by an individual property owner without the consent of 
other property owners within the planned development; 
however, all property owners within the planned 
development shall receive notice of any public hearing. 

 
IX. The Land Use Control Board may modify the bulk, access, 

parking, loading, screening, signage, and other site 
design features if equivalent alternatives are 
presented, but may not permit modifications to the uses 
permitted on maximum densities and floor area ratios. 

 
X. This amendment to Parcel 9 (P.D. 09-309 CC) shall not 

require Site Plan Review before the Memphis and Shelby 
County Land Use Control Board.  The applicant shall 
have the right to appeal to the LUCB if the applicant 
and OPD do not agree on the meaning or intent of any 
particular condition that applies to this amendment.   

 
XI. Site Plan Review: 
 

A. The development of Parcels 11 and 12 shall require 
site plan review before the Land Use Control 
Board. Notification to abutting properties and the 
representatives of the Buckingham Farms and 
Richwood Homeowner Associations as well as any  

 
  other associations deemed appropriate by the  
  Office of Planning and Development shall be  
  required.  Site Plan review before the Land Use    
  Control Board shall not be required for the  
  development of the religious institution.  If the  
  applicant or the OPD Staff cannot agree on the  
  meaning of a condition, a correspondence  
  application may be filed for review by the Land  
  Use Control Board as described above. 
 

B. An application for Site Plan Review shall be 
submitted to the Office of Planning and 
Development no less than 35 days prior to the next 
scheduled hearing. The recommendation of the Land 
Use Control Board may be appealed to the 
Legislative Bodies, provided that a letter of 
appeal is received by the City/County CAO, with a 
copy to the Director of the Office of Planning and 
Development or its succeeding entity, within 10 
days of the public hearing before the Land Use 
Control Board. The letter shall state the reason 
for the appeal, including any particular 
conditions or requirements that are in dispute. 

 
C. The following elements shall be included in any 

Site Plan Review for any use within Parcels 11 
 and 12: 

 
1. The elevation of the building, including 

materials and the color of the roof if metal 
is used. 

 
2. A detailed landscaping plan as described 

above. 
 
3. Elevations of any detached signs. 
 
4. A detailed lighting plan. 
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5. Proposed screening of HVAC and refuse 

containers. 
 
6. Location and screening of parking areas. 

 
XII. Any final plan shall include the following: 
 

A. The Outline Plan Conditions. 
 

B. A standard improvement contract as defined by the 
Subdivision Regulations for any needed public 
improvements. 

 
C. The exact location and dimensions, including  
 height of all buildings or buildable areas, 

parking areas, drives, and required landscaping. 
 

D. The number of parking spaces. 
 

E. The location and ownership, whether public or 
private, of any easement. 

 
F. A statement conveying all common facilities and 

areas to a Homeowners’ or Property Owners’ 
Association or other entity, for ownership and 
maintenance purposes. 

G. The 100 year flood elevation. 
 

H. The location, diameter, and species name of 
existing trees over 8 inches in diameter and 
differentiating between those trees to be 
preserved and those to be removed. 

 
I. The following note shall be placed on the final 

plat of any development requiring on-site storm 
water detention facilities: The areas denoted by 
“Reserved for Storm Water Detention” shall not be 
used as a building site or filled without first 
obtaining written permission from the City or 
County Engineer, as applicable. The storm water 
detention systems located in these areas, except 
for those parts located in a public drainage 
easement, shall be owned and maintained by the 
property owner and/or property owners association. 
Such maintenance shall be performed so as to 
ensure that the system operates in accordance with 
the approved plan on file in the City/County 
Engineer’s Office. Such maintenance shall include, 
but not be limited to, removal of sedimentation, 
fallen objects, debris and trash, mowing, outlet 
cleaning, and repair of drainage structures. 

 
J. The applicant agrees to furnish the Richwood 

Homeowners Association’s Public Relations Chairman 
with the name and phone number of the Construction 
Engineer and/or Project Engineer. If that name 
changes, the applicant shall advise the 
association accordingly. 

 

 

 


